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LANDSCAPE ARCHITECT: 
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DEVELOPER: 
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CONTACT: ALICIA STEDMAN 

D E V E L O P M E N T  O B J E C T I V E S
The proposed project is a 44-story tower with 7 levels of underground parking. 
The basic program includes:

nn 463 residential units 

nn 478,000 SF of net rentable area

nn 3,300 SF of street-level commercial area

nn 315 parking stalls

p r o j e c t  g o a l s
nn Create a street presence

nn Respect the neighborhood 

nn Design open space in a thoughtful manner

nn Create complimentary retail, unit and rooftop amenity experiences

nn Secure LEED for Homes Gold minimum & SALMON-SAFE certification 
(targeting LEED Platinum level certification)

nn Meet Seattle 2030 District challenge and goals:  
targeting 70% reduction in energy use vs. national median 
baseline and 50% less water consumption vs. local average.  

P R O J E C T  I N F O R M A T I O N
ADDRESS: 5TH AND LENORA
DPD PROJECT #: 3026266

D E V E L O P M E N T  O B J E C T I V E S  -  3 . 0

Pursuant to guidance from the city, the applicant is voluntarily proposing a 440 ft residential tower under the Downtown Mandatory Housing Affordability (MHA) legislation adopted by the city in May 2017. The project is vested to the land use 
code in effect on February 3, 2017, so at the applicant’s option, the project could be revised to revert to the pre-MHA land use code, which would allow a 400 ft residential tower. Both options were shared with the Design Review Board at EDG.
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S U R R O U N D I N G  U S E S  &  S T R U C T U R E S
Surrounding uses and structures include an eclectic mix of 
old and new residential and commercial developments. The 
surrounding context continues to evolve, with several new 
developments under construction, most notably the three 
tower Amazon Campus and the 5th and Virginia tower, 
both a block away. While there are a stock of classically 
detailed brick buildings, most new buildings tend to use 
modern materials and massing to add a new character to 
the neighborhood.

1.	 WARWICK HOTEL

2.	 CINERAMA THEATER

3.	 FOURTH & BLANCHARD BUILDING

4.	 MARTIN APARTMENTS

5.	 VIA 6 APARTMENTS

6.	 PALACE BALLROOM BUILDING

7.	 PALACE KITCHEN BUILDING

8.	 2020 FIFTH AVENUE GARAGE

9.	 WESTIN GARAGE

10.	 HOTEL ANDRA

11.	 ESCALA CONDOS

12.	 VIRGINIAN APARTMENTS

13.	 WARWICK HOTEL GARAGE

14.	 SIXTH & LENORA BUILDING

15.	 WESTIN BUILDING EXCHANGE

16.	 WESTIN HOTEL

17.	 5TH & VIRGINIA (PROPOSED #3019699)

18.	 1903 5TH AVENUE (PROPOSED#3013910)

19.	 MARSHALL BUILDING

20.	 STRATFORD APARTMENTS

21.	 RALPH’S GROCERY BUILDING (CVS)

22.	 3RD & LENORA (PROPOSED#3018686)

23.	 ROYAL CREST CONDOS

24.	 TOP POT DOUGHNUTS

25.	 2116 4TH AVE (PROPOSED#3009145)

26.	 AMAZON RUFUS 2.0

27.	 2015 5TH AVENUE (PROPOSED#3028017)
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Pursuant to guidance from the city, the applicant is voluntarily proposing a 440 ft residential tower under the Downtown Mandatory Housing Affordability (MHA) legislation adopted by the city in May 2017. The project is vested to the land use 
code in effect on February 3, 2017, so at the applicant’s option, the project could be revised to revert to the pre-MHA land use code, which would allow a 400 ft residential tower. Both options were shared with the Design Review Board at EDG.
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E D G  S U M M A R Y

1. MASSING AND TOWER PLACEMENT:

2. TOWER MODULATION AND COHESIVENESS

A. The Board understood the analysis and rationale for placing 
the tower toward the south of the site [36-39] and supported 
that tower location and the goal of maximizing daylight 
to the street and Intersection of 5th & Lenora. (A1-1)

C. The Board endorsed the applicant-preferred Option 3 massing, 
especially the stepped and rotating 2-floor trays on levels 2-15, 
as shown on pg 60,62, and 71. The Board agreed these trays 
are bold and innovative, and provide multiple roof terraces and 
successfully modulate the podium and lowest tower facades. (B1.III)

A1. Respond to the Physical Environment
Respond to the Physical Environment: Develop an architectural concept and compose 
the building’s massing in response to geographic conditions and patterns of urban 
form found nearby or beyond the immediate context of the building site.

B1.III. Visual Interest
Design visually attractive buildings that add richness and variety to 

Belltown, including creative contemporary architectural solutions.

B4.2. Coherent Interior/Exterior Design
When organizing the interior and exterior spaces and developing the architectural elements, 
consider how the following can contribute to create a building that exhibits a coherent 
architectural concept: 
d. facade modulation and articulation; 
e. windows and fenestration patterns; 
f. corner features; 
g. streetscape and open space fixtures; 
h. building and garage entries; and
i. building base and top.

B. The Board tentatively supported the tower mass being 
broken into 2 offset volumes [67; typical tower plan] but agreed 
the north and east massing refinements described above are 
a priority and the key  design test. Pending resolution of the 
tower-to-podium cohesiveness cited above, the rotating tray 
strategies might need to carry around to the entire tower, 
especially on the visible west and south elevations. (B4-2)

A. While the Board strongly supported the form of the lower 15 
floors of Option 3, they unanimously agreed the tower abruptly 
changes to a cubic extrusion at level 16 [60] and it therefore 
compromises a unified design. The Board agreed a uniform 
vertical shaft of tower was not related to the design energy of the 
podium, and recommended integration strategies such as: rotating 
2-floor groups in select other locations on the upper tower, and/or 
rotating a sizable amount of the tower top, to reiterate the rotating 
form at the skyline scale. The Board was also concerned about 
the long, unmodulated east wall of the tower, which reinforces 
the abrupt tower form (see departure # 1). (A2, B1, B4-2)

A2. Enhance the Skyline
Design the upper portion of the building to promote visual interest and variety in the downtown 
skyline. Respect existing landmarks while responding to the skyline’s present and planned profile.

B1. Respond to Neighborhood Context 
Develop an architectural concept and compose the major building elements to reinforce desirable 
urban features existing the surrounding neighborhood.

B4.2. Coherent Interior/Exterior Design
Develop an architectural concept and compose the major building elements to 
reinforce desirable urban features existing the surrounding neighborhood.

A

B

B. Since the south tower placement will expose adjacent blank east 
wall of the existing Warwick Hotel [pg 27/upper left; 71], the Board 
encouraged all parties to consider an artful wall treatment for that 
location, but it is explicitly not a requirement of this project. (B1-1)

B1.I Respond to Neighborhood Context 
Compatible design should respect the scale, massing and materials of adjacent buildings and 

landscape.
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In response to public comments regarding the proposed 
development to the south, the design team moved the 
tower 4’-0” to the north. Overall the tower was kept 
towards the south of the site, maintaining the goal to 
maximize daylight to the intersection of 5th and Lenora.

Having no purview over the treatment of 
walls beyond the property line, the design 
team cannot act on this comment. 

The design team continued the use of the rotating 
trays as modulation for the podium and lower tower 
facades. The team used similar massing strategies 
to respond to guidance from the Board in item 2a.

Using the supported modulation of the rotating trays, 
the design team took the Board’s recommendation 
to continue the rotating massing as a means of 
modulation in the mass of the tower. The new 
modulation breaks the mass of the tower and the 
upper east face of the building into 3 defined masses 
with the mechanical screen pulled back to add 
additional modulation at the top of the tower.

Using the massing guidance for the east and north tower 
facades, the design team used the added modulation 
to distinguish the east and west tower masses. The 
modulation on the east is emphasized with articulation 
in the west facade, creating a horizontal datum which 
continues across the north, west, and south facade of 
the west mass.  With this approach, the design team 
seeks to maintain the Board’s support of the west 
facade’s vertical slot and double height corner cut, 
while also utilizing previous guidance to create interest 
and cohesiveness around all facades of the tower.



1 55 t h  &  l e n o r a  |  P R O J E C T  # 3 0 2 6 2 6 6
r e c o m m e n d a t i o n  m e e t i n g   0 4 . 0 3 . 2 0 1 8

E D G  S U M M A R Y

B4. Design a Well-Proportioned & Unified Building
Compose the massing and organize the interior and exterior spaces to create a well-proportioned 
building that exhibits a coherent architectural concept. Design the architectural elements and finish 
details to create a unified building, so that all components appear integral to the whole.

C. The Board agreed the vertical slot, double height corner cut-
out and rooftop treatment were all promising refinements on 
the west and south tower elevations [61], but those elevations 
might also need the rotating tray treatment pending resolution 
of item 2b above. The Board supported the scale and modulation 
of a two story amenity deck at approximately levels 24/25, 
regardless of which tower design emerges. (A1-1.e, B4)

A1. Respond to the Physical Environment
Respond to the Physical Environment: Develop an architectural concept and compose 
the building’s massing in response to geographic conditions and patterns of urban 
form found nearby or beyond the immediate context of the building site.

e. views from the site of noteworthy structures or natural features, (i.e.: the Space Needle,
Smith Tower, port facilities, Puget Sound, Mount Rainier, the Olympic Mountains)

B4. Design a Well-Proportioned & Unified Building
Compose the massing and organize the interior and exterior spaces to create a well-proportioned 
building that exhibits a coherent architectural concept. Design the architectural elements and finish 
details to create a unified building, so that all components appear integral to the whole.

D. Assuming the tower is integrated with the dynamic 
podium as described above, the Board was supportive of 
the massing and additional height for a potential upzone 
[60], however the added 40 ft might require the re-
configuration or re-proportioning of the strategies described 
under 2b above, to achieve a harmonious tower. (B4)
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The design team maintained the vertical slot and double 
height slot expression, using the facade treatment to 
respond to the new modulation from item 2a and 2b.

The design team moved forward with the additional 
height and incorporated the height increase with 
the responses to the guidance from the Board.
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3. PODIUM & GROUND FLOOR

A. The Board supported the podium along 5th being expressed 
as 2 distinct forms, with the primary entrance at the crease 
[77], but agreed the south form should not be so traditional 
as shown [69, 71] or appear grafted onto the progressive 
forms of the majority of the podium. While not employing 
the rotated theme, or ‘glass box’ language of the corner, 
this 5-story element should display transparency, pedestrian 
scale and a tall proportion along the mid-block. (C1; C2)

B. The Board strongly supported the deep, angled voluntary 
setbacks at the corner [76], providing pedestrian amenity and 
café zones. The Board also supported the straight wall (setback 
to achieve the required 15ft sidewalk width) at the 5th Avenue 
midblock, as it relates to the two forms cited in 3a above. (D1-I)

D1.I. Active Open Space
As a dense, urban neighborhood, Belltown views its streets as its front porches, and its parks and 
private plazas and spaces as its yards and gardens. The design and location of urban open spaces 
on a site or adjoining sidewalk is an important determinant in a successful environment, and the 
type and character of the open space should be influenced by the building’s uses.
 
a. Mixed-use developments are encouraged to provide usable open space adjacent to retail space, 
such as an outdoor cafe or restaurant seating, or a plaza with seating. 
b. Locate plazas intended for public use at/or near street grade to promote physical and visual 
connection to the street; on-site plazas may serve as a well-defined transition from the street. Take 
views and sun exposure into account as well. 
c. Define and contain outdoor spaces through a combination of building and landscape, and 
discourage oversized spaces that lack containment. 
d. The space should be well-buffered from moving cars so that users can best enjoy the space.

C1. Promote Pedestrian Interaction
Spaces for street level uses should be designed to engage pedestrians with the activities occurring 
within them. Sidewalk-related spaces should appear safe, welcoming, and open to the general 

C2.
Design architectural features, fenestration patterns, and material compositions that refer to the 
scale of human activities contained within. Building facades should be composed of elements 
scaled to promote pedestrian comfort, safety, and orientation.

C

C. The ground floor plan was minimally labeled[76], and 
the Board had to verbally clarify several key items, but they 
supported retail and activating uses along all street fronts, 
accepting the leasing/amenity shown on 64 as the maximum 
extent of non-retail street frontage. The Board supported 
shifting the parking ramp as far south as possible [76] to 
maximize retail depth along Lenora, and would be receptive to 
a ramp slope departure if required to further this goal. (D3)

D3. Provide elements that define the place
Provide special elements on the facades, within public open spaces, or on the sidewalk to create a 
distinct, attractive, and memorable “sense of place” associated with the building.
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The design team maintained the supported mass 
and scale of the 5 story element on 5th Avenue. To 
maintain the distinction between the two forms 
on 5th Avenue. and remain cohesive with the 
overall building design, the design team proposes 
treating the 5 story element with the same 
materials as the west mass of the upper tower.
Transparency and plantings at the street level 
preserve pedestrian scale while Juliet balconies 

The design team maintained these setbacks as the 
design progressed.  The team maintained a straight 
wall at the 5th Avenue. midblock. When responding 
to guidance in item 3d, the design team maintained 
the proposed cafe zone and pedestrian amenities.

The design team included ground floor labels, 
including a proposed retail area, entries, 
and basic layouts on the floor plans.

To increase the depth of the retail along Lenora, the 
design team shifted the ramp as far south as possible 
with respect to the slope of the alley and is seeking 
a Type 1 Decision to increase the ramp slope.
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C1.1. Street Level Uses 
Provide spaces for street level uses that: 
a. reinforce existing retail concentrations; 
b. vary in size, width, and depth; 
c. enhance main pedestrian links between areas; and 
d. establish new pedestrian activity where appropriate to meet area objectives. Design for uses 
that are accessible to the general public, open during established shopping hours, generate 
walk-in pedestrian clientele, and contribute to a high level of pedestrian activity.

D. The Board supported a stepped, planter/rainwater element 
at the alley corner as shown on pg 63 and 70 (but ensuring 
good pedestrian sight lines), but agreed the planter along the 
Lenora storefront and the deep café moat [76/77] created 
a privatized zone and too many vertical pedestrian barriers 
between the sidewalk and the Lenora storefront. (D1-1.d, D1-I.b) 

The Board recommended reducing or eliminating these elements 
to maintain a gently sloped sidewalk/setback near the corner 
(without guardrails or recesses), and sloping the sidewalk along 
a raised sill of storefront along Lenora. The Board supported 
shortening the planter portion adjacent to the street wall. Even 
if retail doors are near the corner, a 5 ft slope over the 106ft 
length of Lenora should not mandate a continuous privatized, 
buffer zone at this important storefront location. (A1-III; C1)

A1.III. Topography
The topography of the neighborhood lends to its unique character. Design buildings to take 
advantage of this condition as an opportunity, rather than a constraint. Along the streets, single 
entry, blank facades are discouraged. Consider providing multiple entries and windows at street 
level on sloping streets.

B1. Respond to Neighborhood Context 
When organizing the interior and exterior spaces and developing the architectural elements, 
consider how the following can contribute to create a building that exhibits a coherent 
architectural concept: 
d. facade modulation and articulation; 
e. windows and fenestration patterns; 
f. corner features; 
g. streetscape and open space fixtures; 
h. building and garage entries; and
i. building base and top.

D1.I. Active Open Space
As a dense, urban neighborhood, Belltown views its streets as its front porches, and its parks and 
private plazas and spaces as its yards and gardens. The design and location of urban open spaces 
on a site or adjoining sidewalk is an important determinant in a successful environment, and the 
type and character of the open space should be influenced by the building’s uses.
 
b. Locate plazas intended for public use at/or near street grade to promote physical and visual 
connection to the street; on-site plazas may serve as a well-defined transition from the street. Take 
views and sun exposure into account as well. 
d. The space should be well-buffered from moving cars so that users can best enjoy the space.
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To increase pedestrian sight lines at the corner of 
5th and Lenora, the team redesigned the storm 
water planters, reducing their height to be as low as 
possible and still meet storm water requirements.  

The team maintained a cafe zone in response to 
item 3c, but redesigned the separation between 
the seating area and the side walk. The proposed 
design places a low planter between the seating area 
and the side walk address the change in elevation 
between. The proposed design also improves the 
permeability of the retail corner, reducing barriers 
for pedestrians moving through the space.
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1. Massing and Tower Placement:

S U P P O R T E D  B Y  E D G

Tower placement and orientation  (A1)

Stepped and rotated trays (B1.III)

2. Tower Modulation and Cohesiveness: 
Tower being broken into two offset masses
(B4.2)

Vertical Slot, and double height corner 
(A1.I.e, B4)

3. Tower Modulation and Cohesiveness:

Distinction of form along 5th (C1, C2)

Wall for 15ft sidewalk (D1.1) 

Setbacks at corner (D1.I.b, D1.I.d) 

massing from edg meeting

LE
NORA

5TH          AVE
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2. Tower Modulation and Cohesiveness:

G U I D A N C E  F R O M  E D G

Cohesion of upper tower design with lower 
modulation (A2, B1, B4.2)

Carry rotating trays around to the west side of the 
tower (B4.II)

3. Podium and Ground Floor:

5-story element should display transparency, 
pedestrian scale, and a tall proportion which is 
more integrated with design (C1, C2)

Reducing sidewalk barriers to increase activation 
and connection to sidewalk (A1.III, C1)

A

B

C

D

B

A

B
C

D

B

massing from edg meeting

LE
NORA

5TH AVE
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2. Tower Modulation and Cohesiveness:

a. While the Board strongly supported the form of the lower 15 floors 
of Option 3, they unanimously agreed the tower abruptly changes 
to a cubic extrusion at level 16 [60] and it therefore compromises a 
unified design. The Board agreed a uniform vertical shaft of tower was 
not related to the design energy of the podium, and recommended 
integration strategies such as: rotating 2-floor groups in select other 
locations on the upper tower, and/or rotating a sizable amount of the 
tower top, to reiterate the rotating form at the skyline scale. The Board 
was also concerned about the long, unmodulated east wall of the tower, 
which reinforces the abrupt tower form (see departure # 1). (A2, B1, 
B4-2)

Design Review Guidelines:
A2 Enhance the Skyline: Design the upper portion of the building to 
promote visual interest and variety in the downtown skyline. Respect 
existing landmarks while responding to the skyline’s present and planned 
profile.

B1 Respond to the neighborhood context: Develop an architectural 
concept and compose the major building elements to reinforce desirable 
urban features existing in the surrounding neighborhood.

B4.2. Coherent Interior/Exterior Design: When organizing the interior and 
exterior spaces and developing the architectural elements, consider how 
the following can contribute to create a building that exhibits a coherent 
architectural concept: 
d. facade modulation and articulation; 
e. windows and fenestration patterns; 
f. corner features; 
g. streetscape and open space fixtures; 
h. building and garage entries; and
i. building base and top.
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Cohesion of upper tower design with lower 
modulation (A2, B1, B4.2)

A The new modulation breaks the mass of the tower 
and the upper east face of the building.
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2. Tower Modulation and Cohesiveness:

b. The Board tentatively supported the tower mass 
being broken into 2 offset volumes [67; typical 
tower plan] but agreed the north and east massing 
refinements described above are a priority and the 
key design test. Pending resolution of the tower-
to-podium cohesiveness cited above, the rotating 
tray strategies might need to carry around to the 
entire tower, especially on the visible west and south 
elevations. (B4-2)

Design Review Guidelines:
B4.2. Coherent Interior/Exterior Design: When 
organizing the interior and exterior spaces and 
developing the architectural elements, consider how 
the following can contribute to create a building that 
exhibits a coherent architectural concept: 
d. facade modulation and articulation; 
e. windows and fenestration patterns; 
f. corner features; 
g. streetscape and open space fixtures; 
h. building and garage entries; and
i. building base and top.
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Carry rotating trays around to the west side of the 
tower (B4.II)B The modulation from the east massing is  articulated 

in the west facade.
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3. Podium & Ground Floor:

a. The Board supported the podium along 5th being 
expressed as 2 distinct forms, with the primary 
entrance at the crease [77], but agreed the south 
form should not be so traditional as shown [69, 71] 
or appear grafted onto the progressive forms of the 
majority of the podium. While not employing the 
rotated theme, or ‘glass box’ language of the corner, 
this 5-story element should display transparency, 
pedestrian scale and a tall proportion along the mid-
block. (C1; C2)

Design Review Guidelines:
C1 Promote Pedestrian Interaction: Spaces for street 
level uses should be designed to engage pedestrians 
with the activities occurring within them. Sidewalk-
related spaces should appear safe, welcoming, and 
open to the general public.

C2 Design architectural features, fenestration patterns, 
and material compositions that refer to the scale of 
human activities contained within. Building facades 
should be composed of elements scaled to promote 
pedestrian comfort, safety, and orientation.

C

5-story element should display transparency, 
pedestrian scale, and a tall proportion

C Transparency and plantings at the street level preserve 
pedestrian scale while Juliet balconies maintain a 
human scale above the street.
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3. Podium & Ground Floor:

d. The Board supported a stepped, planter/rainwater element at the 
alley corner as shown on pg 63 and 70 (but ensuring good pedestrian 
sight lines), but agreed the planter along the Lenora storefront and 
the deep café moat [76/77] created a privatized zone and too many 
vertical pedestrian barriers between the sidewalk and the Lenora 
storefront. (D1-1.d, D1-I.b) 

The Board recommended reducing or eliminating these elements to 
maintain a gently sloped sidewalk/setback near the corner (without 
guardrails or recesses), and sloping the sidewalk along a raised sill of 
storefront along Lenora. The Board supported shortening the planter 
portion adjacent to the street wall. Even if retail doors are near the 
corner, a 5 ft slope over the 106ft length of Lenora should not mandate 
a continuous privatized, buffer zone at this important storefront 
location. (A1-III; C1)

Design Review Guidelines:
A1.III. Topography: The topography of the neighborhood lends to its unique character. 
Design buildings to take advantage of this condition as an opportunity, rather than a 
constraint. Along the streets, single entry, blank facades are discouraged. Consider 
providing multiple entries and windows at street level on sloping streets.

C1.1. Street Level Uses: Provide spaces for street level uses that: 
a. reinforce existing retail concentrations; 
b. vary in size, width, and depth; 
c. enhance main pedestrian links between areas; and 
d. establish new pedestrian activity where appropriate to meet area objectives. Design for 
uses that are accessible to the general public, open during established shopping hours, 
generate walk-in pedestrian clientele, and contribute to a high level of pedestrian activity.

D1.I. Active Open Space: As a dense, urban neighborhood, Belltown views its streets as its 
front porches, and its parks and private plazas and spaces as its yards and gardens. The 
design and location of urban open spaces on a site or adjoining sidewalk is an important 
determinant in a successful environment, and the type and character of the open space 
should be influenced by the building’s uses.
b. Locate plazas intended for public use at/or near street grade to promote physical and 
visual connection to the street; on-site plazas may serve as a well-defined transition from 
the street. Take views and sun exposure into account as well.
d. The space should be well-buffered from moving cars so that users can best enjoy the 
space.

D

Reducing sidewalk barriers to increase activation 
and connection to sidewalk (A1.III, C1)

D The proposed design places a low planter between the 
seating area and the side walk. The height of the storm 
water planters has been reduced to be as low as possible 
and still meet storm water requirements. 
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61.9% COVERAGE PROPOSED

OPEN-AIR MECHANICAL AREA 

54.5% ENCLOSED AREA
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